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Boston  Redevelopment  Authority 

1108  City  Hall  Annex 

Boston,  Massachusetts    02108 

Gentlemen: 

In  accordance  with  your  Contract  No.  68-1  dated  February 

1,  1968,  covering  a  reuse  appraisal  of  a  portion  of  the  South 

End  Urban  Renewal  Project,  the  report  is  transmitted  herewith. 

The  fair  market  value  of  the  property,  as  of  this  date, 
for  uses  in  accordance  with  the  South  End  Urban  Renewal  Plan, 
is  estimated  at  EIGHTY -ONE  THOUSAND  DOLLARS  ($81,000.00) . 


Respectfully  submitted 

F^rank  A.  Mason 
Appraiser 


FAM/e  mb 
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SUMMARY  AND  CONCLUSIONS 

Project:   South  End  Urban  Renewal  Project 
Mass.  R-56 
Boston,  Massachusetts 

parcel  No. :   Part  of  No.  48 

Location;   Rear  of  Albany  Street 

Type  of  Property:   Vacant  land 


Land  Area:   136,000  sq .  ft.  -  unencumbered  area 
53 , OOP  sq .  ft.  -  easement  area 

189,000  sq .  ft.  -  total  disposition  area 


Fair  Market  Value;   $81,000 


Date  of  valuation;   May  15,  196J 
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ASSUMPTIONS  AND  LIMITING  CONDITIONS 
The  appraiser  assumes: 

1.  That  title  to  the  property  is  good,  and  that  the 
property  is  free  and  clear  of  liens  and  easements,  except  as 
noted  in  this  report. 

2.  That  the  legal  description,  furnished  hy  the  Authority 
in  the  form  of  a  plan  of  the  property,  is  correct. 

3.  That  efficient  management  v;ill  exist  in  connection 
with  the  enforcement  of  the  Project  controls  v;ithin  the  Project 
area . 

4.  That  transfer  of  the  property,  whether  by  sale  or  hy 
lease,  shall  be  based  upon  the  binding  conditions  that  the  site 
shall  be  developed  in  accordance  with  the  South  End  Urban  Renewal 
Plan  and  that  such  utilization  of  the  property  shall  be  begun 

by  the  purchaser  or  his  agents  within  a  reasonable  time  subsequent 
to  the  transfer. 

5.  That  the  reuse  estimate  of  value  is  based  upon  prevailing 
and  foreseeable  factors  influencing  market  value. 

5.   That  the  appraiser  reserves  the  right  to  restrict 
publication  of  the  report  and  then  to  permit  it  only  in  the  full 
and  complete  form. 

7.   That  the  subject  property  is,  or  v;ill  be,  combined  as  one 
parcel  Vv^ith  the  adjoining  land  on  the  v.'esterly  side  which  has  a 
frontage  of  approximately  1,260  ft.  on  Albany  Street. 
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PURPOSE  OF  APPRAISAL 

The  purpose  of  this  appraisal  is  to  estimate  the  fair  value 
of  the  site  for  use  in  accordance  with  the  South  End  Urban 
Renewal  Plan  of  the  Boston  Redevelopment  Authority.   Fair  value 
is  defined  as  market  value  or  "The  highest  price  estimated  in 
terms  of  money  which  a  property  will  bring  if  exposed  for  sale 
in  the  open  market,  allowing  a  reasonable  time  to  find  a  purchaser, 
who  buys  with  knowledge  of  all  the  uses  to  which  it  is  adapted 
and  for  which  it  is  capable  of  being  used."   Frequently  fair 
value  is  defined  as  "the  price  at  which  a  typical  seller  would 
sell  and  a  typical  buyer  would  buy  neither  being  under  abnormal 
pressure.   It  is  the  price  expectable  if  a  reasonable  time  is 
allowed  to  find  a  purchaser  and  if  both  seller  and  prospective 
buyer  are  fully  informed." 
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LOCATION 

The  South  End  Urban  Renewal  Project  is  located  in  the 
southeasterly  section  of  Boston,  Massachusetts,  as  shown  on  the 
Property  Map  on  the  following  page. 

The  reuse  area,  covered  by  this  appraisal,  is  situated  in 
the  rear  of  Albany  Street  on  the  easterly  side  of  the  Project  Area 

It  is  bounded  northerly  by  a  proposed  extension  of  Maiden 
Street,  on  the  easterly  side  by  the  Fitzgerald  Expressway  and  the 
elevated  connection  with  the  proposed  Inner  Belt  Highway,  on  the 
southerly  side  by  a  proposed  extension  of  E,  Brookline  Street, 
and  on  the  westerly  side  by  the  remainder  of  Parcel  48. 
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DESCRIPTION   OF    PROPERTY 


This  property  consists  of  189,000  sq .  ft.  of  vacant  land. 
It  is  identified  as  a  part  of  Parcel  48  in  the  South  End  Urban 
Renewal  Plan,  and  it  is  shown  by  a  red  outline  on  the  Property 
Map    in    this   report. 

It    is    irregular    in    shape,    with   a    frontage    of   approximately 
1,400    feet    on    the    southerly,    westerly,    and    northerly   sides    of 
a    60    ft.    city    street    to  be    constructed   with    two   connections  with 
Albany   Street   consisting    of   Maiden   Street   Extended    and   E. 
Brookline   Street   Extended.       It   has    access    to  Albany   Street   over 
the    adjoining    lot  which    ultimately  will  be    combined    to   form   one 
parcel  with    the    subject.       It    is   below    the    grade    of    the   Fitzgerald 
Expressway  which    is    mostly  elevated    in    this   area,    but    it  has 
reasonably   good    exposure    on    the    northerly   side    of    the    Expressway. 

The    land    is    fairly    level   with    a    gravel    surface.       It    is 
assumed    that    the    Authority   has    provided,     or  will    provide,     the 
redeveloper  with   20,000   cubic   yards    of    gravel    fill    on    the    site. 

The    southerly   end    of    the    lot    is    used    for    parking   and 
protected   by   a    6-ft.    chain    link   fence   with   a    1-ft.    barb   attachment, 

The    Roxbury   Canal    runs    through    the    property    in   an    underground 
conduit  within   an   easement   area   which   varies    from  40-ft.    to    55-ft. 
wide    and    contains    53,000    sq .    ft.    of    land.       No    structures    can  be 
erected    on    the    easement   area   but    the    land    may  be    used    for 
parking. 
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DESCRIPTION  OF  PROPERTY   (Continued) 

The  gross  land  area  of  189,000  sq .  ft.  is  divided  as 

follows: 

135,000  sq,  ft.  -  unencumbered 
53 , 000  sq .  ft.  -  Roxbury  canal  easement 

189,000  sq.  ft-  -  total 
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ZONING 

This  property  is  considered  to  be  in  a  Light  Industrial 
District,  with  the  following  requirements: 

1.  Minimum  height  -  16  ft, 

2.  Maximum  height  -  40  ft. 

3.  Minimum  setbacks  -  20  ft.  from  Maiden  Street  Extended, 
80  ft.  from  Fitzgerald  Expressway,  and  20  ft.  from  E. 
Brookline  Street  Extended. 


4.  Parking  ratio  -  subject  to  Authority  approval. 

5.  Planning  and  Design  Requirements: 

a.  Development  shall  be  consistent  and  compatible 
with  surrounding  development  respecting  material, 
form  and  scale,  subject  to  Authority  approval. 

b.  Not  less  than  one  percent  of  construction  costs 
shall  be  utilized  to  provide  street  furniture, 
sculpture,  pools  or  other  physical  amenities  to 
enhance  the  development. 

c.  All  open  areas  must  be  suitably  landscaped  so 

as  to  provide  a  visu.ally  attractive  environment. 
Where  open  space  is  required  not  more  than  80 
percent  may  be  paved,  and  the  remainder  shall  be 
planted.   Trees  in  the  gross  number  of  no  less  than 
five  per  quarter  acre  of  the  total  open  space  shall 
be  provided.   No  area  assigned  for  vehicular  use 
shall  be  counted  as  fulfilling  open  space  require- 
ments . 
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HIGHEST  AND  BEST  USE 

The  highest  and  best  use  of  this  property  is  for  light 
industrial  purposes  as  outlined  in  the  Urban  Renewal  Plan. 
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FACTORS  INFLUENCING  MARKETABILITY   (CURRENT  DEMAND) 

There  is  a  good  demand  in  the  Metropolitan  Boston  area  for 
industrial  locations  at  the  present  time.   This  demand  is  the 
result  of  a  general  industrial  and  business  expansion,  as  v/ell 
as  urban  renewal  activity  in  Boston  and  Cambridge.   Relocations 
in  the  Metropolitan  area,  necessitated  by  takings  for  the  South- 
west Expressway  and  the  Inner  Belt,  will  increase  the  demand. 
The  NASA  center  in  Cambridge  will  create  a  demand  for  locations 
within  easy  access  to  NASA. 

Discussions  with  Realtors,  familiar  with  the  demand  for 
industrial  locations  in  the  greater  Boston  area,  indicate  that 
the  sales  potential  of  the  site  is  good. 
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MARKET  ACTIVITY 

The  activity  in  industrial  site  locations  in  the  greater 
Boston  area  has  been  consistently  steady  for  the  last  fev/  years. 
There  is  a  relatively  short  supply  of  properly  zoned  "close  in" 
land  in  relation  to  foreseeable  demand.   Although  the  residential 
market  has  been  somewhat  affected  by  rising  interest  rates  and 
a  shortage  of  mortgage  funds,  the  business  and  industrial  market 
has  remained  active. 

Although  many  potential  users  seek  larger  land  areas  in 
suburban  Boston  along  Routes  128  and  vicinity,  there  are  still 
many  industries  and  businesses  that  prefer  smaller  sites  with  an 
inner  core  location,  having  the  advantages  of  proximity  to  the 
City  of  Boston  and  the  research  and  development  facilities  of 
Cambridge.   This  latter  group  represents  the  market  potential 
for  the  subject  property. 
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COMPETITIVE  LAND 

Available  industrial  sites  in  the  greater  Boston  area  have 
been  studied  to  determine  the  extent  of  competition  with  the 
subject  property. 

The  Maiden  Redevelopment  Authority  has  launched  a  success- 
ful project  with  relatively  few  remaining  sites.   The  subject 
property  has  a  better  location  with  regard  to  transportation  and 
assessibility,  and  it  will  not  suffer  from  this  competition. 

The  Eastern  Gas  and  Fuel  property  in  Everett,  originally 
containing  over  100  acres,  has  been  subdivided  and  sold  to  numerous 
industries  including  two  of  the  downtown  Boston  food  groups. 
Although  acreage  is  still  available  in  the  Everett  site,  it  is 
more  adaptable  to  heavy  industry  and  not  regarded  as  serious 
competition. 

Grossman  Industries  are  offering  a  large  50  acre  tract 
in  East  Boston.   The  primary  drawback  to  this  location  is 
its  inconvenient  access  to  the  City  via  a  toll  tunnel. 

Meredith  &  Grev7,  Inc.,  is  handling  a  proposed  industrial 
development  in  the  Charlestov7n  area  involving  approximately 
25  acres  that  would  be  competitive  v/ith  the  subject  location. 
It  is  likev/ise  handling  10  acres  of  industrial  land  of  the  former 
Boston  Market  Terminal  in  South  Boston  which  is  also  competitive. 

The  NASA  center  in  Cambridge  v.'ill  have  14  acres  of  land 
available  for  pi-ivate  development  adjacent  to  the  Government 
site,  v/hich  has  the  advantage  of  proximity  to  research  facilities 
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COMPETITIVE  LAND   (Continued) 

at  Canibridge  universities  and  at  the  NASA  center.   However,  the 
area  may  be  insufficient  for  the  projected  demands  which  are 
likely  to  orient  to  electronics  and  research  facilities. 

Land  in  rear  of  the  South  Station  may  be  available  in  the 
near  future  for  industrial  uses,  and  it  would  be  competitive  with 
the  subject  location. 

The  former  Naval  Air  Station  located  in  Squantura  (Quincy) 
is  a  large  tract  of  land  which  is  only  partially  developed. 
Proposals  for  the  use  of  this  land  have  extended  from  heavy 
industrial  to  high  rise  apartments.   Site  conditions  are  poor. 
Large  acreage  users  are  potential  customers.   Jordan  Marsh 
Compciny  recently  purchased  over  100  acres  in  this  location  for 
its  new  retail  store  distribution  center. 

The  Inner  Belt  Industrial  Park  in  Somerville  is  only  partially 
developed,  and  it  would  be  competitive  with  the  subject. 

Although  there  is  recognizable  competition,  there  are 
many  advantages  present  in  the  subject  location  such  as,  proximity 
to  downtown  Boston,  the  proposed  Inner  Belt,  and  connecting 
highways,  and  the  Massachusetts  Turnpike. 
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SITE    IMPROVEMENTS    PROPOSED 

Project    improvements    outlined    in   the   Urban   Renewal    Plan 
include    the   acquisition   of    this   parcel   and    the    combining   of    it 
with   adjoining    land.      A   city   street  will  be   provided    on   the 
northerly,    easterly   and    southerly   sides.      The    redeveloper  will 
be    provided  with   20,000   cubic   yards    of    gravel    fill. 

Water   and    sewer    mains    and    storn  drainage    systems  will  be 
available    to    the    property. 


city:   Boston  Owner:   MDPW  PAGE  NO.   16 

MARKETABILITY  AND  POTENTIAL  DEVELOPERS 

This  property  is  considered  to  be  readily  marketable. 

It  is  anticipated  that  the  ultimate  developer  of  the  entire 
site  will  be  the  Flower  Market.   However,  if  negotiations  for 
the  use  of  this  property  by  the  Flower  Market   should  not  be 
successfully  completed,  there  are  numerous  other  developers  in 
the  area  who  would  be  interested  in  this  property. 
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METHODS  OF  OFFERING  PROPERTY 

It  is  recommended  that  negotiations  be  continued  v/ith  the 
Flower  Market  for  the  sale  of  this  property.   Should  these 
negotiations  fail,  there  are  three  general  approaches  to  the 
disposition  of  the  site,  as  follows: 

1.  Encourage  the  sale  of  the  entire  site  to  one  user. 

2.  Sell  the  entire  site  to  a  developer  who  in  turn  would 
be  responsible  for  its  subdivision. 

3.  Subdivide  the  land  and  sell  each  of  the  subdivision 
parcels  to  users  who  require  only  small  parcels. 

The  greatest  potential  for  the  land  disposition  appears 
to  be  v;ith  an  owner  occupant   interested  in  the  construction  of 
its  own  facilities. 

There  should  be  available  to  the  Authority,  either  on  a 
staff  or  consulting  basis,  an  individual  experienced  in  the 
negotiation  and  sale  of  real  property.   This  individual  would  be 
responsible  for  publicity,  advertising  and  brokerage,  and  serve 
as  an  intermediary  between  the  Authority  and  potential  developers. 

The  Authority  should  be  concerned  v;ith  the  elements  of  design, 
esthetics,  and  stability  of  the  potential  developer  rather  than 
seeking  the  highest  yield  for  the  land. 
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FACTORS  INFLUENCING  VALUE 

Neighborhood  characteristics  have  an  important  bearing  on 
value.   The  subject  neighborhood  is  considered  to  be  suitable 
for  and  compatible  with  a  well  planned  light  industrial  develop- 
ment on  this  property. 

One  of  the  factors  affecting  value  is  supply  and  demand. 
The  position  of  the  subject  with  respect  to  this  influence  on 
value  is  good. 

Site  factors,  as  compared  to  competitive  sites  in  the 
greater  Boston  area,  are  relatively  good.   Construction  costs 
in  this  area  will  be  higher  than  in  outlying  sites  because  of 
soil  conditions,  but  substantially  equal  to  those  of  sites  in 
the  vicinity. 

The  location  with  exposure  on  the  Fitzgerald  Expressway  and 
the  Inner  Belt  will  have  an  appreciating  effect  on  the  value  of 
this  property,  once  the  Inner  Belt  and  the  Southwest  Expressv.'ay 
are  completed. 

One  of  the  principal  factors  which  influences  the  value  of 
this  property  is  the  group  of  regulations  and  controls  of  the 
Urban  Renewal  Plan  including  design  review,  provisions  for  works 
of  art  and  other  amenities,  land  use  restrictions,  cost  of  bid 
preparation,  public  status  of  transaction,  restrictions  on  resale, 
forty-year  covenants,  commencement  and  completion  of  construction 
guarantees,  etc.   Also  associated  with  the  sale  of  such  property, 
there  are  certain  intangible  factors  which  influence  value  such 
as  the  attitude  of  the  community,  the  attitude  and  efficiency  of 


city:   Boston  q^ner:   MDPW PAGE  NO.   19 


FACTORS  INFLUENCING  VALUE   (Continued) 

the  Local  Public  Agency,  the  cumbersome  aspects  of  disposition 
of  public  property,  administrative  red  tape,  public  criticism 
or  abuse,  etc. 
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MORTGAGE  FINANCING 

In  recent  months  the  short  supply  of  mortgage  money  and 
rising  interest  rates  have  added  to  the  problems  of  mortgage 
financing  for  private  redevelopment. 

However,  current  experience  in  the  market  indicates  that 
mortgage  money  is  available  from  institutional  lenders  for  a 
well  planned  development  on  this  property  by  responsible  people. 
Current  mortgage  interest  rates  are  not  regarded  as  a  serious 
deterrent  to  such  a  development. 
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INCOME    PRODUCING    POTENTIALITY 

One    method    of    estimating    land   value    is   by    the    land    residual 
approach  which    involves   a    projection   of    a  building   on    the    land, 
the    application   of    a    fair    rental,    a   deduction   of   building    interest 
and    recapture,    and    the    capitalization   of    the    remainder    income. 
For   example,    assume    the    subject    lot    is    improved  with   a    two-story 
building  with   a    gross    floor   area    of    100,000   sq .    ft.    at   a    cost 
of    $11    per    sq.    ft.    or    $1,100,000. 

Assume    a    net   fair   net   rental    of    $1.25   per    square    foot  with 
the    owner    occupant  paying   an   additional   amount    to   cover    the    cost 
of    utilities,    taxes,    maintenance,     insurance,    and   management.      No 
vacancy   and   credit   allov/ance    or    management   costs   are    projected 
for    this    typical    owner    occupant. 

Potential    Net    Income    100,000    S.F.    @   $1.25 


Less    Return    on  Building    Investment,    8% 
Recapture    of    Investment    in  Building,    2^ 
Total    lOi^   on   Building   Cost    of    $1,100,000 


$125,000 

115, 500 
$       9,500 


Net    income    for    interest   on    land 

The    sum   of    $9,500   capitalized    at   8%,    gives   a    land   value 
of    $119,000. 

The    above    land    residual    approach    is    not    considered    to  be    a 
determining    factor    in   estimating    land   value    for    this    type    of 
property.       It    serves    only   as    a   rough   check   on    land   value    developed 
through    the    market   data   approach,    for  which   adequate    data   exists. 
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COMPARATIVE  SALES 

Numerous  sales  of  industrial  land  in  Boston  have  been 
considered  in  connection  with  the  value  of  the  subject  property. 
In  view  of  the  fact  that  all  sites  in  the  area  are,  in  a  sense, 
in  competition  with  each  other,  the  market  of  sales  in  this 
analysis  has  been  broadened  beyond  the  municipal  limits  of  Boston, 
The  sales  presented  herein  are  considered  to  be  of  particular 
significance  with  respect  to  the  value  of  the  subject,  since 
they  reveal  both  a  pattern  and  a  general  trend  of  land  values 
in  the  area. 

In  addition  to  these  sales,  consideration  has  also  been 
given  to  the  prices  at  v.'hich  competitive  properties  are  currently 
being  offered  for  sale. 
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LAND  SALE  NO. 


LOCATION:     2430  Washington  St.,  Roxbury,  Mass 


GRANTOR:      Boston  Redevelopment  Authority 


GRANTEE:      Saltzberg  Realty  Trust 


DATE; 


Se'itember    21,     1966 


SALE    PRICE:       $      36,744 


LAND  AREA:         70,323    sq .    ft, 


FRONTAGE 


167  ft, 


IMPROVEMENTS:   None 

REFERENCE:         Registry    Suffolk 

Book  8070        Page  121       IRS  $  40.70 

REiyiARKS :    Purchased  for  construction  of  a  plant  for  Modern 

Electroplating  Co.  Inc.    Subject  to  Urban  Renewal 
controls . 


UNIT  PRICE  PER  SQ .  FT.:   $  .52 


city:   Boston 


owner:   MDPV7 


PAGE  NO.     24 


LAND  SALE  NO, 


LOCATION:     2500  Washington  St.,  Roxbury,  Mass 


GRANTOR:      Boston  Redevelopment  Authority 


GPJ^NTEE  :      International  Manufacturing  Co, 


DATE 


August  3,  1966 


SALE  PRICE:   $  3  7,2  56 


LAND  AREA:    77,240  sq .  ft, 


FRONTAGE:     22  0  ft. 


IMPROVEMENTS :   None 


REFERENCE ; 


Registry  Suffolk 

Book  805  9        Page  692 


IRS  $  34.10 


REMARKS:   Purchased  for  construction  of  a  new  plant-   Subject 
to  Urban  Renewal  controls. 


UNIT  PRICE  PER  SQ .  FT.:  $  .43 


city:   Boston           Owner:   MDPW                 PAGE  NO._ 

25 

LAND  SALE  NO.        3 

LOCATION:     Washington  Park  Boulevard,  Roxbury,  Mass. 

GRANTOR:      Boston  Redevelopment  Authority 

GRANTEE:      Harold  Burg  dA/a  Blair  Associates 

DATE  : 


July  16,  1965 


SALE  PRICE:   $  126,000 


LAND  AREA:    279,317  sq.  ft, 


FRONTAGE:     227  ft.  and  188  ft. 


IMPROVEMENTS :   None 


REFERENCE : 


Registry   Suffolk 

Book   7967        Page    114      IRS  $  138.60 


RE14/\RKS :    Purchased  for  construction  of  a  shopping  mall, 
Subject  to  Urban  Renewal  controls. 


UNIT  PRICE  PER  SQ .  FT.:   $  .45 


city:       Boston 


Owner:       MDPW 


PAGE   NO.       -ib 


LAND    SALE   NO.  4 


LOCATION:        Rear    of   Washington   Street,    Somerville,    Mass 


GRANTOR:      Boston   and    Maine    Corporation 


GRANTEE:      Cotble    Hill    Investment   Trust 


DATE:      Septeniber    11,     1967 


SALE    PRICE:       $  562,420 


LAND   AREA:  1,182,329    sq .     ft, 


FRONTAGE:   Right  of  Way 


IMPROVEMENTS :   None 


REFERENCE ; 


Registry  Middlesex  South 
Book   113  90      Page  666 


IRS  $  None 


REMARKS:    Purchased  by  abutter  for  industrial  development, 


UNIT  PRICE  PER  SQ .  FT.:   $.47^ 


city:   Bost 

on          Owner:   MDPW 

PAGE  NO._ 
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LAND  SALE  NO. 

5 

LOCATION: 

Southampton  St.,  Roxbury, 

Mass  . 

GRANTOR : 

Fulton  Realty  Corp. 

GRANTEE : 

John  T.  Spine  Hi 

DATE  : 

June  1,  195  7 

SALE  PRICE:   $  250,000 


LAND  AREA:   121,124  sq .  ft. 


FRONTAGE:    184  ft, 


IMPROVEFiENTS :  None 


REFERENCE 


Registry   Suffolk 

Book   8122        Page   313       IRS  $  275.00 


REMARKS:    Purcliased  for  construction  of  plant  for  Fulton 
packing  Co.    Subject  to  MDC  drainage  easement, 


UNIT  PRICE  PER  SQ .  FT.:   $2.06 


city:   Boston 


avner:   MDPV7 


PAGE  NO.     28 


LAJSID  SALE  NO, 


LOCATION:.    Southeast  Expressway,  Boston,  Mass 


GRANTOR:      Trustees  of  The  New  Haven  Railroad 


GRANTEE:      Railway  Express  Agency 


DATE:         Not  yet  conveyed 


SALE  PRICE:   $  383,2  00   (approved  by  Court) 


LAND  AREA:    492,344  sq .  ft. 


FRONTAGE:     389  ft, 


IMPROVEMENTS :   None 


REFERENCE ; 


Registry    Suffolk 
Book  Page 


IRS  $ 


REMARKS 


UNIT  PRICE  PER  SQ .  FT.:   $  .75 


City:   Boston 


Owner:   MDPW 


PAGE  NO.    2  9 


LAND  SALE  NO.    7 


LOCATION:   Southeast  Expressway,  Boston,  Mass 


GRANTOR:   Trustees  of  the  New  Haven  Railroad 


GRANTEE:   New  Boston  Food  Market  Development  Corporation 


DATE:   March  25,  1966 


SALE  PRICE:   $424,700 


LAND  AREA:    1,604,732  sq .  ft. 


FRONTAGE:  1,4  95  ft.  and  184  ft. 


IMPROVEMENTS :    None 


REFERENCE : 


Registry   Suffolk 

Book   8028        Page   646       IRS  $467.50 


REMARKS:    Purchased  for  construction  of  a  new  market  terminal. 

Conveyance  is  subject  to  numerous  easements  including 

rights  of  the  Railroad  to  continue  use  of  car  washer 
and  tracks . 


UNIT  PRICE  PER  SQ .  FT.:   $.26^2 


city:       Boston 

Owner:       MDPl-7 

PAGE  NO._ 

30 

LOCATION:       Moore 

LAND    SALE    NO. 
Street,    South   Boston,    Mass. 

8 

GRANTOR:   Providence  Produce  Warehouse  Company 

GRANTEE:   New  Boston  Food  Market  Development  Corp. 

DATE:   March  28,  1966 

SALE  PRICE:   $  31,3  00 

LAND  AREA:   31,3  03  sq  .  ft- 

FRONTAGE :   None 

IMPROVEMENTS :   None 

REFERENCE:'        Registry  Suffolk 

Book  8028        Page   657       IRS  $34.65 

REKiARKS:   Part  of  land  assembly  for  new  market  terminal. 


UNIT  PRICE  PER  SQ ,  FT.:  $1.00 


city:   Boston 


Ou'ner:   MDPW 


PAGE  NO. 31 


LAND  SALE  NO.  9 


LOCATION:   Alger  Street,  South  Boston,  Mass 


GRANTOR:   Marlin  Realty  Trust 


-GRANTEE:   Warehouse  Realty  Trust 


DATE:  July  9,  1964 


SALE  PRICE:   $232,000 


LAND   AREA:        229,454    sq .     ft. 


FRONTAGE:        16  5    ft, 


IMPROVEMENTS :   None 


REFERENCE : 


Registry   Suffolk 

Book  7863         Page   251       IRS  $None 


REMARKS:    Purchased  for  construction  of  v;arehouse  for  Supreme 
Markets . 


UNIT  PRICE  PER  SQ .  FT.:   $1-01 


city:       Boston 


avner:       MDPW 


PAGE   NO.         32 


LAND    SALE   NO.         ■[  p 


LOCATION:       Southeast   Expressway,    Boston,    Mass. 

GRANTOR:       The    New    York,    New   Haven   and   Hartford    Railroad    Co. 

GRANTEE:       John   C.    Pappas 

DATE:       Deceruber    11,     1963 

SALE  PRICE:   $678,500 

LAND  AREA:   1 , 302 , 3  00  sq .  f t . 

FRONTAGE:   445  ft. 

I^5PR0VE^'iENTS :   None 

REFERENCE:         Registry   Suffolk 

Book   7805        Page   421       irs  $746.35 


RERARKS :    Purchased  for  construction  of  a  warehouse  for  Sears 
Roebuck  &  Co. 


UNIT  PRICE  PER  SQ .  FT.:    $.52 


city:       Boston 


CX-zner:       MDPV7 


PAGE   NO.        33 


LAND  SALE  NO. 

11 

LOCATION: 

580  Albany  St.,  Boston, 

Ma  s  s  . 

GRANTOR: 

George  M.  Byrne 

^ 

GRANTEE : 

W.  L.  Mead  Inc. 

DATE 


August    16,     1957 


SALE    PRICE:       $  3  7,000 


LAND  AREA:         32,526    sq .    ft, 


FRONTAGE:  12  7    ft. 


IMPROVEMENTS :      None 


REFERENCE: 


Registry      Suffolk 

Book  7567        Page    337      IRS  $  40.70 


REMARKS:    Part  of  land  asseniJjly  for  construction  of  a  truck 
terminal . 


UNIT  PRICE  PER  SQ .  FT.:  $1.14 


city:       Boston  0\-;ner;       MDPV7 PAGE  NO.         34 

LAND    SALE   NO.  ]2 

LOCATION:  588-590  Albany  St.,  Boston,  Mass. 

GRANTOR:  City  of  Boston 

GRANTEE:  W.  L,  Mead,  Inc. 

DATE:  January  9,  1962 

SALE  PRICE:  $  23,205 

LAND  AREA:  27,710  sq .  ft. 

FRONTAGE:  100  ft. 

IMPROVEMENTS :   None 

REFERENCE:         Registry   Suffolk 

Book    7807       Page   565      IRS  $25.85 

REMARKS:    part  of  land  assenibly  for  construction  of  a  truck 
terminal. 


UNIT  PRICE  PER  SQ .  FT.:  $  .84 


city:   Boston 


Owner:   MDPV7 


PAGE  NO.     3  5 


LAND  SALE  NO.   13 


LOC?\TION:   2-50  Sharon  Street,  Boston,  Mass, 


GRANTOR:    (13  different  grantors) 


GRANTEE:   University  Hospital  Inc 


DATE:   Deceinber  1961  to  October  1965 


SALE  PRICE:   $  5  9,175 


LAND  AREA:   40,070  sq .  ft.  (19  parcels) 


FRONTAGE:    53  0  ft, 


IMPROVEMENTS:    5  buildings 


REFERENCE ; 


Registry   Suffolk 
Book  Various     Page 


IRS  $ 


REMARKS:   This  was  a  land  assembly  of  19  small  lots  and  5 
buildings  covering  one-half  of  a  city  block. 
Part  of  location  of  ne\\'  B.U,  Medical  Center,  now 
under  construction. 


UNIT  PRICE  PER  SQ .  FT.:   $1.48  (average)  plus  demolition 


city:   Boston 

0\^'ner:   MDPW 

PAGE  NO._ 

36 

_- 

LAND  SALE  NO, 

14 

LOCATION:   Beacham 

Street,  Everett, 

Mass  . 

GR/ANTOR:   Eastern  Gas  and  Fuel  Associates 

GRANTEE:   Advisory  Realty  Corp. 

DATE:   June  23,  1966 

SALE  PRICE:   $315,000 

LAND  hVsEA:        314,789  sq .  ft. 

FRONTAGE:  545  ft. 

IMPROVEMENTS :   None 

REFERENCE:         Registry   Middlesex  South 

Boole   11154       Page   392       IRS  $  346.50 

REI4ARKS:   Purchased  by  an  industrial  developer. 


Ul^'IT  PRICE  PER  SQ.  FT.:   $1.00 


city:   Boston 


Owner:   MDPIV 


PAGE  NO.   37 


LAND  SALE  NO.   is 


LOCATION:   Rear  of  Beacham  Street,  Everett  &  Chelsea,  Mass 


GRANTOR:   Eastern  Gas  and  Fuel  Associates 


GRANTEE:  New  England  Produce  Center  Inc, 


DATE:  May  31,  1966 


SALE  PRICE:   $  1.10  per  sq .  ft. 


LAND  AREA:  2  88,62  7  sq .  ft 


FRONTAGE:   Right  of  V7ay 


IMPROVEMENTS :   None 


REFERENCE : 


Registry   Suffolk  Land  Court 


Book   3  73        Page   67 
Document  #278730 


IRS    $   None 


REMARKS:        Part    of    a    land    assembly    for    the    construction    of    a 

distribution   center    for    52    fruit   and   produce  wholesalers 
replacing    their    facilities    in    the   Boston  waterfront 
area . 


UNIT    PRICE    PER    SQ .     FT.:     $1.10 


city:   Boston 


Owner:   MDPW 


PAGE  NO.     38 


LAND  SALE  NO.    16 


LOCATION:   Rear  of  Washington  Street,  Somerville ,  Mass. 

GRANTOR:   Boston  and  Maine  Corporation 

GRANTEE:  First  Inner  Belt  Industrial  Center  Trust 

DATE:   May  31,  1966 

SALE  PRICE:   $  885,42  7 

U\ND  AREA:       885,42  7    sq.    ft. 

FRONTAGE:  Right    of    Way 

IMPROVEMENTS:         None 

REFERENCE:  Registry         Middlesex    South 

Book       11126  Page      205  IRS    $  None 


RFJM/\RKS :        Purchased    for    a    development    known   as    Inner   Belt 
Industrial    Park. 


UNIT  PRICE  PER  SQ .  FT.:    $1.00 


city:       Boston                          Owner:      MDPW                                        PAGE  NO._ 

39 

LAND    SALE   NO.        17 



LOCATION:       Rear    of   V/ashington   Street,    Somerville,    Mass. 

Gl^NTOR:        First    Inner   Belt    Industrial    Center   Trust 

GPxANTEE:        Eleanor   M.    lovine 

DATE:        May    31,     1966 

SALE    PRICE:       $     1.15    per    sq .    ft. 

LAND  AREA:        359,000    sq.     ft. 

FRONTAGE:    Right  of  Way 


IMPROVEMENTS :    None 


REFERENCE 


Registry   Middlesex  South 
Book   11125       Page  217 


IRS  $   None 


REMARKS:    Purchased  for  construction  of  industrial  plant  for 
Sweetheart  Cup  Co. 


m^IIT  PRICE  PER  SQ.  FT.:    $1.15 


City;       Boston Owner;       MDPW PAGE  NO.       40 

Revised    6-13-68 
MARKET   DATA   APPROACH 

Sales   No,    1    through   No.    3   are    purchases    of    land    subject   to 
similar   Urban   Renewal    regulations    and    controls   as    the    subject. 
Adjustments    of    these    sales    for    size,    shape,    location,    time,    etc., 
indicate    a   value    of    the    subject    (clear    of    the    easement   area)    of 
$.50    per    square    foot. 

The    remaining    sales   are    not   subject    to   such   controls.      While 
there    is    a    substantial   variation    in   unit   prices,    the    sales   which 
are    substantially   similar    in   size    to    the    subject,    such   as    Sale 
No.     9,    No.    14,    No.    15,    and    No.    17,    are    all    in    the    vicinity    of 
$1.00   per    square    foot.      As   previously   mentioned,    these    controls 
have    a    serious    affect    on    land   value.       It    is    clear    from   the 
foregoing   analysis    that    these    controls    tend    to   reduce   value   by 
approximately   50%    in   connection  with   this    type    of   property. 

A   portion   of    the    subject    land    is    covered   by   an   easement 
which   can  be    used    for   parking  but    not   for   building   construction. 
It    is    estimated    that  a    prudent   purchaser  would    discount    the   value 
of    the    easement   area  by    50%   to   compensate    for    this    disability. 

The    value    of    the    subject    is    summarized    as    follows; 

136,000    sq.    ft,     (clear    of    easement)    @    $,50  $68,000 

53,000    sq.    ft,     (easement   area)    @   $,25  13,250 

Total  $81,250 

Estimate    of   Market   Value    -   Market   Data   Approach-$81 , 000 


City:   Boston 


Owne  r :   MP  PW 


PAGE  NO.   41 


Revised  6-13-68 


CORRELATION  AND  FINAL  VALUE  ESTIMATE 


The  Market  Data  Approach  developed  a  value  of  $81,000. 

The  greatest  weight  is  given  to  the  Market  Data  Approach  as 
the  most  reasonable  indicator  of  the  value  of  this  type  of 
property. 

The  land  Residual  Approach  was  developed,  but  only  as  a 
rough  guide. 

Final  Estimate  of  Market  Value  -  $81,000. 

In  my  opinion,  the  value  of  the  subject  property  as  of 
May  15,  1968  is  $81,000. 


May  15,  1968 


Frank  A.  Mason 
Appraiser 


Approved  by: 


Date 


Authorization: 


42 


City/kl5Jac    Boston Owner   MDPW 


AFFIDAVIT  OF  APPRAISER 

Commonwealth  of  Massachusettr, ) 

)  S.S. 

County  of  Suffolk         ) 

Frank  A  .  Mason ^  duly  sworn,  deposes  and  says: 

That  I  have  personally  inspected  the  property  herein  appraised  on 
February  24  and  May  14,  1968       (date/s). 

That  to  the  best  of  my  knowledge  and  belief  the  statements  contained  in 
the  appraisal  hereinabove  set  forth  are  true,  and  the  information  upon  which 
the  opinions  expressed  therein  ere  based  is  correct;  subject  to  the  limiting 
conditions  therein  set  forth. 

That  I  understand  that  such  appraisal  is  to  be  used  in  connection  with 
the  acquisition  of  right-of-way  for  a  highway  to  be  constructed  by  the 
Commonwealth  of  Massachusetts  with  the  assistance  of  Federal-aid  highway  funds, 
and  that  such  appraisal  has  been  made  in  conformity  kvith  the  appropriate  laws, 
regulations,  policies  and  procedures  of  the  Commonwealth  applicable  to  appraisal 
of  right-of-way  for  such  purposes;  and  that  to  the  bsst  of  my  knowledge  no 
portion  of  the  value  assigned  to  such  property  consists  of  items  which  are 
non-compensable  under  the  established  law  of  said  Commonwealth. 

That  neither  my  employment  nor  my  compensation  for  making  this  appraisal 
and  report  is  in  any  way  contingent  upon  the  values  reported  herein. 

That  I  have  no  direct  or  indirect  present,  or  contemplated  future  personal 
interest,  in  such  property  or  in  any  benefit  from  the  acquisition  thereof. 

That  I  will  not  reveal  the  findings  and  results  of  such  appraisal  to  any- 
one other  than  the  proper  officials  of  the  Commonwealth  or  officials  of  the 
Bureau  of  Public  Roads*until  authorized  by  said  Commonwealth  officials  to  do  so; 
or  until  I  am  required  to  do  so  by  due  process  of  law;  or  until  I  am  released 
from  this  obligation  by  having  publicly  testified  as  to  such  findings. 

*or  the  Boston  Redevelopment  Authority  14 


Signature 

IN  WITNESS  WiEREOF,  the  said  ^F^ranKA.  NasQ.n      has  hereunto 

set  his  hand  and  seal  and  acknowledged  the  foregoing  to  be  his  free  act  and  deed. 

Subscribed  and  sworn  to  this  15th day  of    May . , 

19  ,6B    <  before  me. 


'  ^o^y  Public^  ^ 


SEAL 

My  Commission  expires  1/1/12 


MEREDITH  &  GREW 

APPRAISAL  PAGE   NO  43 


NAME:   Frank  A.  Mason 
Vice  President 

Meredith  &  Grew,  Incorporated 
125  High  Street 
Boston,  Massachusetts 


EDUCATION: 


Attended  Bowdoin  College 

Additional  courses  at  Boston  University  and 
Lowell  Technological  Institute 


SUPPLEMENTARY  STUDY: 


Real  Estate  and  Appraisal  courses,  Harvard  University 
and  Boston  University 


EMPLOYMENT: 


1941   Boston  and  Maine  Railroad,  Assistant  Manager, 

Real  Estate-Industrial  Department 
1953   Meredith  &  Grew,  Incorporated 


EXPERIENCE: 


Appraisal,  sale  and  rental  of  Railroad  owned  property. 
Development  of  industrial  sites  on  through  negotia- 
tion, sale  or  rental  of  Railroad  property.   Experience 
with  Meredith  &  Grew,  Incorporated  has  included  fee 
appraising,  brokerage  of  industrial,  commercial  and 
residential  property  throughout  New  England.   Has 
served  as  an  arbiter  on  real  estate  contract  pro- 
visions . 


COURT  EXPERIENCE; 


Superior  Court,  Massachusetts 

Interstate  Commerce  Commission-Testified  for  the  Trustees 
of  the  New  Haven  Railroad  on  the  liquidation  value  of 
the  railroad,  exclusive  of  New  York  City,  in  connection 
with  the  Penn-Central  merger. 


MEREDITH  &  GREW 
APPRAISAL 


PROFESSIONAL  SOCIETIES: 


Greater  Boston  Real  Estate  Board 
Society  of  Industrial  Realtors 
Society  of  Real  Estate  Appraisers 
American  Industrial  Development  Council 


OTHER  PERTINENT  DATA: 

Licensed  Real  Estate  Broker  in  all  six  New  England 
states . 


APPRAISALS  MADE  FOR  FOLLOWING  CLIENTS: 

American  Tool  and  Machine  Company 

Borden  Company 

Boston  and  Maine  Railroad 

Boston  Redevelopment  Authority        .  - 

Colorado  Fuel  &  Iron  Corporation 

Dorr  Woolen  Company 

Estabrook  &  Company 

Ford  Motor  Company 

Futurity  Thread  Company 

General  Foods  Corporation 

Lewis-Shepard  Company 

Massachusetts  Bay  Transportation  Authority 

National  Dairy  Products  Corporation 

Polaroid  Corporation 

RKO  General,  Incorporated 

Robinson  Clay  Product  Company 

Saco-Lowell  Shops 

James  Talcott,  Incorporated 

Thompson  Ramo  Wooldridge,  Incorporated 

United  Farmers  of  Nev/  England 

Warwick  Mills 

Worcester  Redevelopment  Authority 

Cambridge  Redevelopment  Authority 

Trustees  of  the  New  Haven  Railroad 


PAGE  NO.. 
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City: 


Boston 


Owner:   MDPW 


Photo  No.  1 

Taken:  2/24/68 

Photographer:   F.A.  Mason 

Location:  From  northeast 
corner  of  subject 

Direction:  Facing  south- 
westerly 


Photo  No.  2 

Taken:  2/24/68 

Photographer:   F.A.  Mason 

Loctition:  From  northwest 
corner  of  subject 

Direction:  Facing  south- 
easterly 


City; 


Boston 


Owner:   MDPW 


Photo  No.  3 
Taken:  2/24/68 
Photographer:   F.A,  Mason 
Location:  From  approximate 

center  of  subject 
Direction:  Facing  easterly 
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Photo  No.  4 
Taken:  2/24/68 
Photographer:   F.A.  Mason 
Location:  From  approximate 

center  of  subject 
Direction:  Facing 

southerly 


city:   Boston 


Ov;iier 


MDPW 


Photo  No.  5 
Taken:  2/24/68 
Photographer:   F.A.  Mason 
Location:  From  approximate 

center  of  subject 
Direction:  Facing  westerly 


Photo  No.  6 
Taken:  2/24/68 
Photographer:   F.A.  Mason 
Location:  From  approximate 

center  of  subject 
Direction:  Facing  northerl: 
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